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DUDLEY   SQUARE   REVITALIZATION    OPTIONS 

The  redevelopment  efforts  for  Dudley  view  this  area   in  a  way  that  few  have, 
until   recent  months,   conceived  of;    Dudley  as  a   resource  to  the  city  of  Boston. 
Images  of  places  in  the  city  are  formulated   in  different  ways  and  poverty  and 
crime  problems  here  are  not  to  be  ignored.      But  other  issues  that  should 
effect  the   Dudley  image,   if  tapped,   have  the  potential  to  create  a  change  in 
how  this  area  is  preceived.      It's   resources   in  people;   developable  land;    stock 
of  rehabilitatable  structures  for  office,   retailing  and   housing;    heritage  and 
parklands,   all   in  very  close  proximity  to  downtown  with  good  accessibility, 
show   Dudley  to  be  an  area  of  opportunity. 

The  period  of  Dudley   Square  and   lower   Roxbury  declining   through   loss  of 
people,   housing,   and  business,   is  coming  to  an  end  and  a  new  era  of  Dudley 
Station  as  the  center  of  an   integrated,   thriving  community  is  beginning.      The 
strategy  is  to  take  advantage  of  these  many   resources  bv  conceptualizing  a 
series  of  development  scenarios  that  directlv  respond  to  specific  community 
objectives   (as  indicated  by  public  surveys  of  lower   Roxbury  residents). 
These  scenarios  are  meant  to  inform  and  guide  the  city  and  its  community  as 
to  what  the  development  opportunities  might  be  so  that  collectively   Dudley 
Square's  potential  can  be  realized. 

The  physical   form  of  this  concept  envisions    Dudley   Square  as  the  community 
center  supported  by  the  adjacent   residential   areas  and  the  new  development 
that  could  occur  on  the  large  vacant  parcels  along   Melnea  Cass  and   Southwest 
Corridor.      These  potential  developments  would  provide  the  jobs   (as  many  as 
20,000  new  jobs)   the  local   residents  need  and   lead  to  the  return  of  some  of 
the  population  this  area  has  lost.      To  meet  the  housing   needs  of  primarily  the 
existing   residents  but  also  this  anticipated   population   increase,   a  major  hous- 
ing  initiative  would  also  be  undertaken.     To  meet  the  consumer  needs  of  the 
existing  and  growing   population,   the   Dudley   Square  Commercial   District  would 
be  revitalized  and  expanded  to  again  be  a  major  shopping  center. 

Finally,   a  natural   preservation  and   recreation  system  would  be  developed  to 
link  the  concepts  together,   provide  the  needed  parks  and  open  space  and 
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take  advantage  of  the  area's   rich  architectural  and  cultural   heritage.     A 
critical  part  of  this  system  would  be  the  proposed  state  heritage  park  planned 
for   Roxbury. 

As  with  most  concepts  or  plans,   there  nothing   so  hard  or  fixed  about  this 
concept  that   it  cannot  be  changed  or  altered  to  be  more  responsive.      This 
plan   is  meant  to  be  a  tool;   a  guide  as  to  how  the   Dudley   Square  area  could 
be  developed.      There  is  no  such  thing  as  a  final   plan  as  the  city   is  an  ever 
growing,   changing   place.      With  this  in  mind,   the  components  of  the  plan  are 
discussed  to  establish  a  framework  for  a  continuing  design  and  development 
process. 
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DUDLEY  SQUARE   REVITALIZATION   STRATEGIES 

A.       JOBS 

To  the  residents  of  Roxbury,   the  single  most  important  issue   regarding  the 
development  of  their  community  is  the  creation  of  jobs.      Ninety-nine  percent 
of  the   residents  surveyed  gave  top  priority  to  this  aspect  of  the  development 
effort  with  preference  tending  to  go  to  manufacturing  vs.   office  employment. 
Recognizing  that  a  major  component  of  the  Dudley   redevelopment  strategy  is 
office  development,   the  concern  of  the  residents  is  that  new  jobs  will  go  to 
people  outside  the  area.      As  a  result,   the  community,   based  on  the  survey, 
sees  a   need  for  job  guarantees  and  affirmative  action   hiring   policies  to  assure 
that  a   high  percentage  of  the  new  jobs  go  to  the   Roxbury   residents. 

The  revitalization  strategy  for  Dudley  Sguare  should  aim  to  create  alternative 
income  sources  for  the  community.      This  would  be  the  primary  objective  of 
any  plans  undertaken  to  redevelop  the  area  and  implies  that  jobs  would  not 
only  be  created  by  new  office  development  but  also  by  a   range  of  businesses 
that  would  support  the  community   revitalization  efforts.      Examples  of  the 
range  of  employment  opportunities  that  would  be  created  are  as  follows: 

1.  Retailing  and  food  service  -  as  additional  housing   is  created  and  the  job 
market  expands,   the   retailing   center  will  also  expand  to  meet  the  new, 
growing  clientele.      Increased  shopping   and   restaurants  will  provide  new 
job  opportunities  in   sales   (merchandising)   and  food   service. 

2.  Office  -  creation  of  jobs  in  the  professional   service  sector  will  increase 
jobs  in  the  primary  job  market  giving   local  residents  jobs  with  a  future. 
These  jobs  will  include  administrative  service  personnel,   high  technology 
researchers,  and  other  professional  services. 

3.  Manufacturing  -  the  multi-functional  design  of  todays  office  buildings 
enable  these  structures  to  accommodate  light  industrial  and  manufactur- 
ing trades  such  as  high  tech  assembly  facilities  as  well  as  administrative 
office  space.     This  will  provide  the  manufacturing  base  the  residents  of 
the  area  believe  to  be  their  area  of  employment  opportunity. 
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4.  Construction  -  new  construction  and   rehabilitation  planned   for  Dudley 
and   lower  Roxbury  in  the  office,   retail  and  housing  markets  will   lead  to 
many  construction  jobs.      Boston  employment  laws  already   require  a 
percentage  of  construction  jobs  go  to  Boston   residents  and  with  the 
BRA's  efforts  to  tap  local  development  expertise  there  should   be  ample 
opportunity  for  local   residents  to  gain  employment  in  the  construction 
trades. 

5.  Support  staff  -  hotels,    restaurants,   housing,  and  parking   facilities  all 
require  staff  to  operate.     Although  these  are  considered  the  most  desir- 
able of  employment  opportunities  they  do  provide  v/ell   paying  jobs  par- 
ticularly for  teenagers   looking  to  enter  the  job  market.      Cleaning  and 
maintenance  positions  will  also  be  created. 

Site  specific  projects  -  the  major  job  producing  sites  are  seen  to  be  along 
Melnea  Cass   Boulevard  and   Tremont  Street.      These  include  Parcels  6,   6X,   8, 
9,   10,   and   18.     The  following  scenarios  indicate  how  these  parcels  could  be 
developed  to  meet  the  job  creation  objectives. 

B.       HOUSING 

Boston   has  a  shortage  of  decent  housing  and   this  problem  is  particularly 
acute  in   lower   Roxbury.     The  surveys  indicate  that  94%  of  the   residents 
polled  saw  housing  development  to  be  an   important  need  of  the  community. 
BRA  research   has  shown  that  94%  of  the  residents  in  the  study  are  renters 
with   67%  of  those  renters  indicating   that  they  had  a  strong  desire  to  own 
there  own  home.     A  major  concern  of  the  residents  is  that  the  redevelopment 
efforts  will   lead  to  gentrification  and  displacement  as  the  housing  they  occupy 
becomes  more  valuable. 

To  meet  these  concerns,   the   revitalization  plans  aim  at  creating  a  series  of 
affordable  housing  types  that  would  be  made  available  to  the  local   residents 
now    (within  the  next  year).      By  adding  new   housing  opportunities  to  the 
market,   the  speculation  of  existing   housing  and  gentrification  or  displacement 
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should  be  limited.      Housing  opportunities  would  be  made  available  through 
several   strategies  to  meet  the  existing  and   future  needs.      Several  of  these 
options  are  as  follows: 

1.  Creation  of  new  housing  -  equity  housing  would  be  provided  with  low 
(subsidized)   mortgages.     These  would   not  only  add  desperately  needed 
owner-occupied  housing  to  the  area  but  would  also,   through  a   mortgage 
screening   program,   give  preference  to  local,   first-time  home  buyers, 
increasing  ownership  opportunities  to  area   residents. 

2.  Housing   rehabilitation  program  -  program  should  be  initiated  to  return 
many  of  the  existing,  vacant  units  to  the  housing  market  making  them 
available  at  costs   less  than   new  construction.      As  the  area  becomes  more 
desirable,    many  of  these  units  will  become  rehabilitated  privately.     The 
BRA  should  not  let  speculation  be  the  driving   force  behind  the  redevelop- 
ment efforts  which  might  encourage  deteriorated  structures  in   tax-title  to 
be  held  onto  until  they  become  valuable.     The  tax-title  foreclosure 
process  should  be  expedited  to  encourage  these  properties  to  be  reclaimed 
in  a  timely  manner. 

3.  Construction  of  rental  housing  -  market  rate,   unsubsidized  units  should 
be  encouraged  to  balance  the  equity  and   rehabilitated   housing   efforts. 
Not  everyone  wants  to  own  their  own   home  nor  requires  subsidized 
housing.      Owner-occupied   rental  units  should  be  encouraged  as  a  tradi- 
tional way  to  meet  both  the  equity  and   rental   housing   markets. 

4.  Housing   in  commercial  centers  -  housing  should  be  one  of  the  alterna- 
tives considered  for  the  underutilized  structures  in  the  Dudley  Square 
Retail  Area.     Not  only  does  this  provide  a  housing  type  for  individuals 
who  want  or  need  to  be  closer  to  community  and  city  services    (i.e., 
senior  citizens),   it  also  keeps  people  in  the  commercial  areas  for  a  longer 
period  of  time  increasing  safety  and  activity. 

The   range  of  housing  alternatives  require  a   range  of  siting  options   from 
single  site  infill  to  large  site  multi-unit  complexes.      To  provide  housing 
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quickly,  several  BRA-owned  sites  have  been  targeted  as  multi-unit  develop- 
ment opportunities  and  examples  of  what  the  range  of  housing  options  could 
be. 

C.       RETAIL  DEVELOPMENT 

Dudley  Station   Retail  Center  is  only  a  fraction  of  the  active  center  it  had 
been  not  so  long  ago.     Although  many  physical,   economic  and   social  factors 
have  contributed  to  this  decline,   the  community  has   recognized  the  need  for 
additional   retail  business.      Surveys  have  indicated  a   strong   need  for  a  super- 
market,  a  full  service  pharmacy,   additional   professional  banking  services  and 
a  department  store  to  name  a  few.      But  to   recognize  the  need  for  these 
facilities  and  to  have  the  necessarv  clientele  and  physical  environment  needed 
to  support  these  enterprises  are  to  different  matters. 

The  history  of  Dudley  Square  reflects  the  importance  of  a  crossroads  to  the 
locations  of  commercial  activity  and  the  role  visibility  attributed  to  the  move- 
ment of  people  plays  in  success  of  that  commercial  activity.      There  are  many 
examples  of  the  "mainstreet"   retail  centers  that  reflect  this  point.     Dudley 
Square  can  no  longer  operate  solely  on  the  visibility  attributed  to  being  on  a 
major  crossroad.     The  relocated  T  station,   the  Crosstown   Boulevard,   and  the 
Tremont  Street/Columbus  Avenue  improvements  are  the  most  recent  examples 
of  transportation  changes  that  reinforce  this  fact. 

Dudley  is  still  an  established  commercial  center  dispite  its  many  years  of 
decline  and  loss  of  buildings.     The  critical   mass  and  special  architectural 
features  of  the  area  continue  to  make  Dudley  an  important  retail  center;   a 
center  that  can  expand  to  meet  the  needs  of  a  growing  /changing   residential 
community.     The  Washington  Street-Warren   Street-Dudley  Street  triangle  has 
the  vacant  land  and  existing   resources  upon  which   new  retailing  and  service 
functions  can  be  built.      Dudley  Square  must  become  a  place  to  co  to  not  just 
go  through.     And  it  can  be  that. 

The  community   recognizes  this  potential  and  the  planning  concepts  should 
focus  on  meeting  their  basic  retailing  needs  while  creating   special  features 
that  improve  the  quality  of  the  shopping  experience.      The  support  components 
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that  make  shopping  centers  work;    parking;   accessibility  to  mass  transit; 
amenities  such  as  protective  covering,   landscaping,   thematic  features,  etc; 
preceived  safety;    proper  mix  of  goods;   are  all   factors  that  must  be  addressed 
for  the  center  to  again  become  the  service  retailing  center  the  community 
needs. 

Several  key  sites  are  seen  as  necessarv  contibuters  to  this  retailing   revitali- 
zation.     They  will  contribute  the  critical  mass  and  image  to  turn   Dudley 
Square  around.      The  following  are  the  possible  development  scenarios  that 
will  contribute  not  only  the  retail  space  but  the  office  and   housing  that  will 
add  to  the  viability  of  this  shopping  center. 

D.       OPEN   SPACE/RECREATION/PARKS 

The   Roxbury  survey  reveals  that  the  parks  and  open   space  system  in  the 
neighborhood  are  very  important  to  the  residents.     The  respondents  particu- 
larly noted  that  the  cities  efforts  at  maintaining  the  parks  and  playgrounds 
were  poor.      It  is  recognized  that  public  open  space  in  urban  areas  are  a 
critical  element  in  the  public  service  responsibility.      They  become  particulary 
important  in  dense  urban  neighborhoods  such  as   Roxbury  where  open  space 
has   been  sacrificed  for  a   lower  scale  of  housing  and  the  only  public  space  is 
the  street.      Olmstead   recognized  that  it  was  the  responsibility  of  government 
to  preserve  the  social  well-being  of  its  citizens  by  providing  common  green 
open  space  and  in  a  time  when   so  much  importance  is  placed  on   recreation, 
this   responsibility  is  even  more  critical.     The  revitalization   strategies  for 
Dudley  create  the  opportunity  to  continue  in  the  Olmstead  tradition  and 
expand,  and   improve  the  existing  open  space  by  linking  these  parts  to  the 
larger  "Emerald   Necklace".  — 

An  open  space  system  planned  for  Roxbury  does  not  serve  a  solitary  purpose 
for  open  space  exists  in  many  forms  and  fulfills  many  needs.      Communal 
gathering   spaces  are  needed   for  cultural  exchange,   markets,   recreation, 
leisure  and  tranquility,   and   these  activities  can  take  place  along   tree  lined 
boulevards  or  neighborhood  tot  lots.      A  comprehensive  system  for  creation, 
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maintenance  and  programming   for  parks  and   recreation  exists  but  it  needs 
help  especially  in   Robury  where  these  existing   resources  are  so  desperately 
needed  yet  are  in   such  poor  condition. 

In   response,   the  BRA  and   City  Parks  and   Recreation   Department  should 
establish  an  open  space/recreation   program  that  would  provide  linkage  money 
from  major  development  projects  to  upgrade,   maintain  and  create  parkland. 
The  "Adopt-a-Park"  strategy  should  also  take  into  account  the  local  and  state 
efforts  to  recognize  the  tremendous  historic  resources  of  the  community  and 
the  Heritage  Park  plans. 

The  proposed  natural  preservation   and  recreation  system  would  also  propose  a 
strategy  for  the  location  of  new  parkland  in  this  area.     This  strategy  would 
locate  existing  vacant  land  that  may  be  targeted  for  redevelopment  and  pro- 
pose open  space  and   recreational   uses  for  them  to  meet  the  neighborhood 
needs.      The  system  could  be  based  on  a  number  of  types  of  parks  with  some 
of  the  basic  elements  or  components  as  follows: 

Districts  -  Basic  organization  component  -  based  on   barriers  that  limit  chil- 
dren's safe  mobility  i.e.,   arterial   roadways,   rail   lines  etc.   population  and 
density  determine  number  of  parks  desirable  for  each  district. 

V 

x\   Landscaped   Boulevards  -  These  are  the  edges  or  seams  of  the  system.      Not 
only  are  they  meant  to  give  green   to  beautify  the  streets  but  also  are  meant 
to  be  orienting  devices;    to  distinguish  one   roadway  from  another.     Washington 
Street  can  also  serve  as  a   line  in  the  emerald  necklace  -  linking  the  Common 
directly  to  Franklin   Park:      they  also  define  the  districts  around  which  the 
park  system  is  based. 

"Olmstead   Parks"  -  Very  public,   multi  use,   passive  parks  for  regional  use. 
These  are  highly  visible  landmarks  generallv  to  be  located  directly  along  the 
boulevards.     These  include  existing  parks  such  as  Washington   Park,    Franklin 
Park,   Highland   Park.     These  may  also  be  special   features  parks. 


/ 


^Neighborhood   Playfield   Parks  -   Internal  to  the  districts,  these  parks  are 
neighborhood  controlled,  oriented  specifically  to  meet  the  local  population's 

DUD/l/032585  -   8   - 


needs.     They  are  large  enough  for  active  recreation  such  as  football  or 
softball  and  will  also  have  tennis  and  basketball   facilities.      They  may  be 
directly  related  to  schools  or  other  public  facilities. 

"Block"   Parks  -  There  are  many  vacant  lots  that  are  being  considered  for 
infill   housing  development.     Some  of  these  lots  should  be  considered  for  use 
as   local  tot  lots  with  swings  and  after  playground  eauipment  that  can  be  used 
on  each  street  or  block.      They  could  also  be  controlled  by  the  local   CDC's  or 
neighborhood  associations  that  would  be  responsible  for  maintenance.     They 
funding  and  maintenance  of  these  lots  may  also  come  from  a  variety  of  city  or 
state  sources. 
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